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M ITIGATED NEGATIVE DECLARATION  

PROJECT NAME :  Highway 395 & Dos Palmas Road Commercial Development City of Victorville Case 

No. Plan 21-00019.  

PROJECT APPLICANT :  The Applicant for the proposed project is Mr. Sumit Brahmbhatt, President, 

AIA, LEED, Brahmbatt Architects, 980 Corporate Center Drive Pomona, California, 91768  

PROJECT L OCATION :  The proposed project site is located at the southeast corner of U. S. 395 and Dos 

Palmas Road in the City of Victorville, California 92301. The corresponding Assessor Parcel Numbers (APN) 

are 3096-381-01 and 3096-381-09. 

CITY AND COUNTY :  City of Victorville , San Bernardino County. 

PROJECT :  The City of Victorville  is reviewing an application submitted by  Sumit Brahmbhatt to develop 

an 8-acre property (382,892 square-foot) located within the southwestern portion of the City. The proposed 

project would involve the construction of a new commercial development that would occur on four  lots 

(referred to as Lots A, B, C, and D) that  would be developed in a single phase. In addition, 222 parking 

spaces, including 11 ADA compliant parking stalls, would be provided. A Tentative Parcel Map is also 

proposed that would allow for the creation of five commercial lots and a remainder parcel.  

FINDINGS :  The environmental analysis provided in the attached Initial Study indicates that the proposed 

project will not result in any significant adverse unmitigable impacts. For this reason, the City of Victorville  

determined that a  Mitigated Negative Declaration  is the appropriate CEQA document for the proposed 

project. The following findings may be made based on the analysis contained in the attached Initial Study: 

ƀ The proposed project will not have the potential to substantially degrade the quality of the 

environment, substantially reduce the habitat of a fish or wildlife s pecies, cause a fish or wildlife 

population to drop below self -sustaining levels, threaten to eliminate a plant or animal community, 

substantially reduce the number, or restrict the range of a rare or endangered plant or animal or 

eliminate important examp les of the major periods of California history or prehistory.  

ƀ The proposed project will not have impacts that are individually limited, but cumulatively 

considerable. 

ƀ The proposed project will not have environmental effects which will cause substantial adverse 

effects on human beings, either directly or indirectly.  

The environmental analysis is provided in the attached Initial Study prepared for the proposed project. The 

project is also described in greater detail in the attached Initial Study.   
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SECTION 1. I NTRODUCTION  

1.1 OVERVIEW OF THE PROPOSED PROJECT  

This Initial Study analyzes the environmental impacts associated with the development of an 8-acre 

(382,892 square feet) property located on the southeast corner of U.S. 395 and Dos Palmas Road in the City 

of Victorville . The new commercial development would occur on four lots (referred to as Lots A, B, C, and 

D).1 The proposed project would total 82,677 square feet of floor area and would consist of the following 

elements:  

ƀ Fuel Dispensing Station  (Lot A) . A fuel dispensing area would be located near the propertyôs 

northwest corner. This use would include eight fuel dispensers with sixteen fueling positions. The 

sales area would be located inside the retail portion o f Building 2.  This use would be located on Lot 

A.2 

ƀ Convenience Retail/Commercial  (Lot A) . A retail building  (referred to as Building 1) would be 

located east of the fueling area and would include three tenant spaces. The larger portion of this 

building would include a retail convenience store totaling 6,234 square feet of floor area. The 

smaller portion of this building, totaling 2,30 5 square feet of floor area would include a dry cleaner. 

Finally, a th ird tenant space consisting of 2,094 square feet would consist of retail space. Along the 

east side of this building would be an automated carwash tunnel consisting of 1,820 square feet 

with  vacuum and detailing stations located along the north side. The carwash would be fully 

automated. These uses would be located on Lot A. Lot A consists of 2.39-acres or 104,278 square 

feet per site plan provided.3 

ƀ Restaurant  (Lot B) . A new 3,536 square foot fast-food restaurant and drive-through  would be 

located further south , south of the fueling area, convenience store, and retail center. Lot B consists 

of 1-acres or 43,131 square feet.4 

ƀ Restaurant (Lot C) . A new 2,200 square foot fast-food restaurant with a drive-through  lane, would 

be located in the southernmost portion of the site. This building would include a drive-through  lane 

along its north and west-facing elevations. Lot C consists of 0.79-acres or 34,621 square feet.5 

ƀ Hotel  (Lot D) . A four -story, 64,488 square foot hotel would be located on the southeast corner of 

the project site. This new building would consist of four levels with a total of 112 guest rooms. Lot 

D consists of 2.19-acres or 95,198 square feet.6 

ƀ Access and Parking. Access to the new commercial development would be provided by new 

driveway connections with both U.S. Hwy. 395 and Dos Palmas Road. 222 standard parking spaces, 

including 11 ADA compliant parking stalls will be provided.7 The total number of parking spaces 

would be 230. 

 
1 Brahmbhatt  Architecture. Gas Station and Hotel Site Plan, Project Information and Key Plan. Sheet T1.0.  No Date.  

2 Ibid.  

3 Ibid.  

4 Ibid.  

5 Ibid.  

6 Ibid.  

7 Ibid.  
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ƀ Tentative Parcel Map.  A Tentative Parcel Map is also proposed that would allow for the creation of 

five commercial lots and a remainder parcel.  

A three-story 32,300 square foot office building,  shown as Phase II on the site plan, would be located along 

the Dos Palmas Road frontage. This building is not part of the proposed project though is considered as a 

ñrelated projectò for purposes of the analysis of cumulative impacts.8  

1.2 PURPOSE OF THIS INITIAL STUDY 

The City of Victorville is the designated Lead Agency, and as such, the City will be responsible for the 

projectôs environmental review. Section 21067 of California Environmental Quality Act (CEQA) defines a 

Lead Agency as the public agency that has the principal responsibility for carrying out or approving a project 

that may have a significant effect on the environment.9 As part of the proposed projectôs environmental 

review, the City of Victorville has authorized the preparation of this Initial Study.10 The primary purpose of 

CEQA is to ensure that decision-makers and the public understand the environmental implications of a 

specific action or project. An additional purpose of this Initial Study is to ascertain whether the proposed 

project will have the potential for significant adverse impacts on the environment once it is implemented. 

Pursuant to the CEQA Guidelines, additional purposes of this Initial Study include the following: 

ƀ To provide the City of Victorville with information to use as the basis for deciding whether to 

prepare an environmental impact report (EIR), mitigated negative declaration, or negative 

declaration for a project; 

ƀ To facilitate the projectôs environmental assessment early in the design and development of the 

proposed project; 

ƀ To eliminate unnecessary EIRs; and, 

ƀ To determine the nature and extent of any impacts associated the proposed project. 

Although this Initial Study was prepared with consultant support, the analysis, conclusions, and findings 

made as part of its preparation fully represent the independent judgment and position of the City of 

Victorville, in its capacity as the Lead Agency. The City determined, as part of this Initial Studyôs 

preparation, that a Mitigated Negative Declaration is the appropriate environmental document for the 

proposed projectôs CEQA review.  

Certain projects or actions may also require oversight approvals or permits from other public agencies. 

These other agencies are referred to as Responsible Agencies and Trustee Agencies, pursuant to Sections 

15381 and 15386 of the State CEQA Guidelines.11 This Initial Study and the Notice of Intent to Adopt (NOIA) 

a Mitigated Negative Declaration will be forwarded to responsible agencies, trustee agencies, and the 

public for review and comment.  

This Initial Study and Mitigated Negative Declaration will be forwarded to the State of California Office of 

Planning Research (the State Clearinghouse). A 30-day public review period will be provided to allow these 

 
8 Brahmbhatt Architecture. Gas Station and Hotel Site Plan, Project Information and Key Plan. Sheet T1.0. No Date. 

9 California, State of. California Public Resources Code. Division 13, Chapter 2.5. Definitions.  as Amended 2001. §21067. 

10 Ibid. (CEQA Guidelines) §15050. 

11 California, State of.  Public Resources Code Division 13. The California Environmental Quality Act.   Chapter 2.5, Section 21067 
and Section 21069.  2000. 
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entities and other interested parties to comment on the proposed project and the findings of this Initial 

Study.12 Questions and/or comments should be submitted to the following contact person:  

City of Victorville  Development Department, Planning Division  

14343 Civic Drive 

Victorville , California 92323 

1.3  I NITIAL STUDYôS ORGANIZATION  

The following annotated outline summarizes the contents of this Initial Study: 

ƀ  Section 1 Introduction provides the procedural context surrounding this Initial Study's preparation 

and insight into its composition.  

ƀ Section 2 Project Description provides an overview of the existing environment as it relates to the 

project area and describes the proposed projectôs physical and operational characteristics.  

ƀ Section 3 Environmental Analysis includes an analysis of potential impacts associated with the 

construction and the subsequent operation of the proposed project.   

ƀ Section 4 Conclusions summarizes the findings of the analysis.  

ƀ Section 5 References identifies the sources used in the preparation of this Initial Study. 

 

 

 

 

 

 

 

 

 

 

 

 
12 California, State of.  Public Resources Code Division 13. The California Environmental Quality Act .  Chapter 2.6, Section 2109(b).  
2000.  
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SECTION 2.  PROJECT DESCRIPTION  

2.1 PROJECT L OCATION  

The proposed project site is located in the southwest portion of the City of Victorville. The City of Victorville 

is located in the southwestern portion of San Bernardino County  in the southwestern Mojave Desert 

physiographic subregion. This physiographic subregion is more commonly referred to as either the ñVictor 

Valleyò or the "High Desert" due to its approximate elevation of 2,900 feet above sea level. The Victor Valley 

is separated from the more populated areas of coastal Southern California by the San Bernardino and San 

Gabriel mountains. The City of Victorville is bounded on the north by unincorporated San Bernardino 

County (Oro Grande); on the east by Apple Valley and unincorporated San Bernardino County (Bell 

Mountain); the south by the City of Hesperia and unincorporated San Bernardino County (Oak Hills); and 

on the west by Adelanto and unincorporated San Bernardino County (Baldy Mesa).13  

Regional access to the City of Victorville is provided by three area highways: the Mojave Freeway (Interstate 

15), extending in a southwest to northeast orientation through the center of the City; U.S. Highway 395, 

traversing the western portion of the City in a northwest to southeast orientation; and Palmdale Road (State 

Route 18), which traverses the southern portion of the City in an east to west orientation.14 The location of 

Victorville, in a regional context, is shown in Exhibit 1. A citywide map is provided in Exhibit 2.  

The proposed project site is located at the southeastern corner of U. S. Highway 395 Dos Palmas Road. No 

street address has been assigned to the project site at this time. The corresponding Assessor Parcel Numbers 

(APNs) include 3096-381-01 and 3096-381-09. The proposed project site is located in west-central portion 

of the City next to the intersection of U.S. 395 and Dos Palmas Road. Dos Palmas Road extends along the 

project siteôs north side while U.S. 395 extends along the siteôs west side. Both parcels are currently zoned 

C-1 (Neighborhood Service Commercial). The siteôs latitude and longitude include 34Á49'88.61"N; -

117Á39'84.68"W. A local vicinity map is provided in Exhibit 3.  An aerial photograph of the site and the 

surrounding area is provided in Exhibit 4.  

2.2  ENVIRONMENTAL SETTING  

The proposed project site is located on an 8-acre (382,892 square feet) parcel that is currently vacant and 

undeveloped. The property currently has a Zoning and General Plan land use designation of Neighborhood 

Service Commercial and Commercial, respectively. The proposed Tentative Parcel Map also includes a R-1 

Single-Family Residential/Low Density Residential area located to the east of the project site. (see Parcel 

6). Land uses and development located in the vicinity of the proposed project are outlined below:   

ƀ North of the project site:  Dos Palmas Road extends along the proposed project siteôs north side. 

Further north on the north side of this roadway is vacant undeveloped land. This land is zoned as 

Neighborhood Service Commercial (C-1) and Planned Unit Development.15 

ƀ East of the project site:  Abutting the project site to the east is vacant land and a residential tract. 

The residential tract is located to the east of Cantina Drive. This area is zoned as Single-Family 

Residential (R-1).16 

 
13 Blodgett Baylosis Environmental Planning. 202 1.   

14 Google Earth. Website accessed November 17, 2021. 

15 Google Maps and City of Victorville  Zoning Map. Website accessed on November 27, 2021. 

16Brahmbhatt  Architecture. Gas Station and Hotel Site Plan, Project Information and Key Plan. Sheet T1.0.  No Date.  
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ƀ South of the project site:  Vacant undeveloped land is located to the south of the project site. This 

area is zoned Neighborhood Service Commercial (C-1).17 

ƀ West of the project site: U.S. Highway 395 extends along the siteôs west side. A residential 

subdivision is located west of this roadway. This area is zoned Specific Plan (SP2-91).18 

2.3 PHYSICAL CHARACTERISTICS OF THE PROPOSED PROJECT 

This Initial Study analyzes the environmental impacts associated with the development of an 8-acre 

property located on the southeast corner of U.S. 395 and Dos Palmas Road in the City of Victorville. The 

proposed Tentative Parcel Map will subdivide the proposed project site into five commercial lots and a 

remainder parcel. The proposed project would consist of three lots that would be developed in a single 

phase.19 The proposed projectôs site plan is illustrated in Exhibit 5.  

The proposed project would total 82,677 square feet of floor area and would consist of the following 

elements:  

ƀ Fuel Dispensing Station  (Lot A). A fuel dispensing area would be located near the propertyôs 

northwest corner. This use will include eight fuel dispensers with sixteen fueling positions. An 18-

foot canopy would cover the fuel dispensing area. The underground fuel storage tanks would be 

located in the northwest corner of the site. The sales area would be located inside the retail portion 

of the main convenience store.20 

ƀ Convenience Retail/Commercial (Lot A).  A retail building (referred to as Building 1) would be 

located east of the fueling area and would include three tenant spaces. The larger portion of this 

building would include a re tail convenience store totaling 6,234 square feet of floor area. A smaller 

portion of this building, totaling 2,305 square feet of floor area , would include a dry cleaner and 

retail store. Finally, a tenant space consisting of 2,094 square feet would consist of retail space. 

Along the east side of this building would be an automated carwash tunnel consisting of 1,820 

square feet. Vacuum and detailing stations would be located along the north side. The carwash 

would be fully automated. A total of 5 3 parking spaces including 3 ADA spaces would be provided 

on this lot. 21 

ƀ Restaurant (Lot B).  A new 3,536 square foot fast-foot restaurant and drive -through would be 

located further south, south of the fueling area, convenience store, and retail center. A total of 40 

parking spaces including 2 ADA spaces would be provided. Lot B consists of 1-acre or 43,131 square 

feet.22 

ƀ Restaurant (Lot C).  A new 2,202 square foot fast-food restaurant with a drive -through lane would 

be located in the southernmost portion of the site. This building would include a drive -through lane 

along its north and west-facing elevations. A total of 20 parking spaces including 1 ADA space would 

be provided. Lot C consists of 0.79-acres or 34,621 square feet.23 

 

 
17 Brahmbhatt Architecture. Gas Station and Hotel Site Plan, Project Information and Key Plan. Sheet T1.0.  No Date. 

18 Ibid.  

19 Ibid.  

20 Ibid.  

21 Ibid.  

22 Ibid.  

23 Ibid.   
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EXHIBIT 1 
REGIONAL M AP  

SOURCE :  BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING  
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EXHIBIT 2 
CITYWIDE M AP  

SOURCE :  BLODGETT BAYLOSIS  ENVIRONMENTAL PLANNING  
 


